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FAIR HOUSING

Section 504 of the Rehabilitation Act of 1973 prohibits discrimination on the basis of disability in any program or activity receiving federal financial assistance from the Housing and Urban Development (HUD). The Fair Housing Act prohibits discrimination in housing and housing related transaction based race, color, religion, national origin, sex, disability and familial status. It applies to housing, regardless of the presence of federal financial assistance. Title VI of the Civil Rights Act of 1964 prohibits discrimination on the basis of race, color or national origin in any program or activity receiving federal financial assistance from HUD. 


REASONABLE ACCOMMODATION 

The Housing Authority of the City of Clifton  (HA) will make reasonable accommodations in policies, procedures, services, and facilities, if necessary, to afford a person with disabilities equal opportunity to use and enjoy a dwelling unit or the common areas and facilities of the property. We appreciate any information that individuals with disabilities give to us during the application, screening, admission, or residency process regarding accommodations that we can make in policies, procedures, services or facilities to make the property more accessible. All requests must be in writing and will be reviewed by the Executive Director. 


PROJECT ELIGIBILITY

This property is owned and managed by the Housing Authority of the City of Clifton, and it receives Project Based Section 8 New Construction rental assistance. There are specific criteria that must be met to be eligible for admission. It is designated for Elderly and/or Disabled households. An Elderly Family is a “family whose head or spouse or sole member is a person who is at least 62 years of age, and it may include two or more persons who are at least 62 years of age living together, or one or more persons who are at least 62 years of age living with one or more live-in aides.” A Disabled Family is a “family whose head, spouse, or sole member is a person with disabilities, and it may include two or more persons with disabilities living together, or one or more persons with disabilities living with one or more live-in aides. It also includes a “person with disabilities who has a disability as defined in 42 U.S.C. 423; is determined pursuant to HUD regulations, to have a physical, mental, or emotional impairment that is expected to be of long-continued and indefinite duration, substantially impedes his or her ability to live independently, and is of such a nature that the ability to live independently could be improved by more suitable housing conditions or has a developmental disability, as defined in Section 102(7) of the Developmental Disabilities Assistance and Bill of Rights Act (42 U.S.C.6001(8).) This definition does not exclude persons who have the disease of acquired immunodeficiency syndrome or any conditions arising from the etiologic agent for acquire immunodeficiency syndrome, and for the purpose of qualifying for low-income housing, does not include a person whose disability is based solely on any drug or alcohol dependence, and means a person with disabilities as defined in 24 CFR 8.3 for purposes of reasonable accommodation and program accessibility for persons with disabilities.”  

It is the policy of the HA to rent apartments based on the following Occupancy Standards: two persons per bedroom plus a child who is less than six (6) months old.

	Bedroom Size
	Minimum # of Persons
	Maximum # of Persons

	1
	1
	2

	2
	2
	4

	3
	3
	6



When determining the size of the unit that would be appropriate for a particular family, the HA will count the following as members of the household:

· All full-time members of the family
· All anticipated children (children expected to be born to a pregnant woman; children in the process of being adopted by an adult family member; children whose custody is being obtained by an adult family member; foster children who will reside in the unit; children who are temporarily in a foster home who will return to the family; and children in joint custody arrangements who are present in the household 50% or more of the time)
· A live-in aide
· Foster Adults living in the unit

The HA will not count nonfamily members, such as adult children on active military duty, permanently institutionalized family members, or visitors. 

A single person will not be permitted to occupy a unit with two or more bedrooms except for the following persons:

· A person with a disability who needs the larger unit as a reasonable accommodation
· A displaced person when no appropriately sized unit is available
· An elderly person who has a verifiable need for a larger unit
· A remaining family member of a resident family when no appropriately sized unit is available

Under the following circumstances, the HA will request a Tenant to transfer to a unit of the appropriate size once a unit is available if the vacancy rate for the applicable type of unit is not excessive:

· A change in family size
· A change in family composition
· A medical reason certified by a licensed physician
· A need for an accessible unit
· A tenant who has a newborn who has reached six (6) months of age at the time of recertification or lease renewal

If the Tenant refuses the transfer to the HA designated unit, the Tenant will be required to pay the HUD-approved Market Rent after the Tenant has been given no less than thirty (30) days to move to the new unit and has failed to move. 


PROGRAM ELIGIBILITY

The Applicant’s income must be either at or below the Very Low Income limit that is published by HUD for this area on an annual basis. The Income Limits are posted in the office. The Housing Authority of the City of Clifton will count all persons living in the unit except live-in aides, foster children or foster adults, and guests. The HA will include the following as members of the household:
	
· Children temporarily absent due to placement in a foster home
· Children in joint custody arrangements who are present in the household 50%  or more of the time 
· Children who are away at school but who live with the family during school recesses
· Unborn children of pregnant women
· Children who are in the process of being adopted
· Temporarily absent family members who are still considered family members (for example, a member of the household who is working in another state on assignment)
· Family members in the hospital or rehabilitation facility for periods of limited or fixed duration
· Persons permanently confined to a hospital or nursing home. The family decides if such persons are included when determining family size for income limits. If such persons are included, they must not be listed as the head, co-head, or spouse on the lease or in the data submitted to TRACS

A household does not need to have income to be eligible for admission to this property.

Applicants must disclose social security numbers for all family members at least six (6) years of age and older and provide proof of the numbers reported. If no social security number has been assigned to a particular family member, the Applicant must sign a certification stating that no social security number has been assigned. When an Applicant has a social security number but does not have the required documentation, the Applicant may submit the social security number and certify that the number is accurate but that acceptable documentation could not be provided. For individuals who have applied for legalization under the Immigration and Reform Control Act of 1986 and have not been granted temporary lawful resident status, acceptable documentation is a letter from the Department of Homeland Security indicating social security numbers have been assigned. An Applicant may not become a participant in the program unless the Applicant submits the required social security number documentation to the owner/agent. The Applicant must provide social security documentation to the owner/agent within 60 days from the date on which the Applicant certified that the documentation was not available. The Applicant, if otherwise eligible, will remain on the Waiting List for the 60-day period during which the Applicant is trying to obtain documentation. After 60 days, if the Applicant has been unable to supply the required social security documentation, the Applicant will be determined ineligible and removed from the Waiting List. 

The Applicant family is eligible for assistance only if the unit will be the family’s only residence. Tenants must not receive assistance for two units at the same time. 

All adult members of the Applicant household must sign an Authorization for Release of Information form prior to receiving assistance and annually thereafter.

All adult members of an Applicant or Tenant family must sign individual verification forms authorizing the owner to verify family income and other applicable eligibility factors.

An Applicant must agree to pay the rent required by the program under which the Applicant will receive assistance. 

Only US citizens or eligible noncitizens may receive assistance under the Section 8 New Construction program. All family members, regardless of age, must declare their citizenship or immigration status and must submit evidence of citizenship or eligible immigration status. Noncitizens must sign a Verification Consent form or sign a declaration that they do not claim to have eligible status. A temporary deferral of Termination of Assistance is available to a mixed Tenant family that was receiving assistance on June 19, 1995 under one of the programs covered by the non-citizen rules and that has no eligible members or that qualifies for prorated assistance and does not qualify for continued assistance but decides not to accept the prorated assistance. Noncitizen students and their noncitizen families may not receive assistance. Noncitizen students are not eligible for continuation of assistance, prorated assistance, or temporary deferral of termination of assistance. 

All information reported by the family is subject to verification.



APPLICATION PROCESS

Applications are taken during the hours in which the HA Office is open for business. An Applicant is a “person or a family that has applied for housing assistance.”  Each Applicant must complete a written Application for Admission form provided by the HA. The application form must be dated and signed by all prospective adult household members. All questions must be answered truthfully, and the answers must apply to all prospective household members. If any question is not answered truthfully and/or if any relevant information is omitted, it is grounds to deny the application. Furthermore, if such conduct is discovered after the Applicant has been admitted, it is grounds for immediate lease termination. 

Qualified Applicants are those who meet the program’s eligibility requirements, the project’s eligibility requirements, and the HA’s screening criteria. The HA combines its Public Housing Waiting List and its Project Based Section 8 Waiting List. The Applicant may choose to apply for either or both programs at the time of application. The HA will review the information on the Application for Admission and will obtain and verify the information provided by the Applicant. Once the Applicant has returned the completed Application for Admission and appears to be eligible for assistance, the Applicant is placed on the Waiting List in the order in which the application is received. Accepting an application and placing an Applicant’s name on the Waiting List does not guarantee that the Applicant will be offered housing. The following information is listed on the Waiting List: Date, Time, Name of Head of Household, Applicable Program (PHA and/or Section 8,) Annual Income Level, Identification of the Need for an Accessible Unit, Preference Status, and Unit Size. 

It is the HA’s policy to remain in compliance with HUD guidelines regarding admission. There are several factors applicable to any and all Applicants that could affect your position on the Waiting List. If there are any changes in regards to the Preferences or priorities that have been established in this plan that could negatively affect any active Applicant on the Waiting List, all of the active Applicants will be notified in writing of the change of policy. 

The Waiting List may be closed and applications may be suspended when the average wait for one or more unit sizes is one year or more. A notice will be posted on the front door of the Office, and the HA will publish a notice to that effect in the local newspaper. The notice will state the reason(s) for the HA’s refusal to accept additional applications. When the HA decides to re-open the Waiting List, this action will be announced in the same manner and in the same publication as the notification that the Waiting List was closed. The rules for applying and the order in which applications will be processed will be stated in this notice. 

The HA’s screening process will begin when it is estimated that the Applicant, if approved, could be offered housing within one month based on the property’s turnover rate. The Applicant will be contacted in writing, and if the Applicant does not respond within time limit noted on the written notice to arrange an interview, the Applicant will be removed from the Waiting List for non-response. The Applicant will be informed in writing and will be given fourteen (14) days from the date of the removal notice to respond. When the Applicant does contact the HA to arrange an interview, the following documentation must be completed as part of the interview if it has not already been completed during the prior application process:

· Submit proof of identification for all household members who are eighteen (18) or older – a valid Driver’s License or State ID card (must include a picture or the family member)

· Submit a Birth Certificate for all members of the household

· Submit a Social Security card or other valid proof of a social security number for all household members who are age six (6) or older or complete an applicable certification 

· Sign verification forms for documentation of Income/Assets/Expenses, as applicable

· Sign the Section 214 forms: Declaration Format, Family Summary, Verification Consent form (if applicable)

· If the Head or Co-head of Household is a full-time student, submit proof of having established a household separate from parents or legal guardians for at least one year prior to application for occupancy or the individual meets the US Department of Education’s definition of an independent student 

· If the Head or Co-head of Household is a full-time student, the individual must not be claimed as a dependent by parents or legal guardians pursuant to IRS regulations and must provide a certification of the amount of financial assistance that will be provided by parents, guardians, or others signed by the individual(s) providing the support

· Complete the Document Package for Applicant’s/Tenant’s Consent to the Release of Information (Form HUD 9887/9887-A)

· Sign a consent to release all relevant criminal information for each adult member of the Applicant family

· Complete the Race and Ethnic Data Reporting form (Form HUD-27061-H) for each household member (optional for the Applicant to complete, but if the Applicant refuses, the Applicant should note the refusal on the form)

The Applicant will be provided with the “HUD FACT SHEET” form and the HUD Resident Rights and Responsibilities form at the time of the interview and again at each Annual Recertification. 

The HA’s screening process consists of verification of all of the applicable information that is provided by the Applicant. In addition, the Applicant screening process includes the screening criteria listed below:

The Applicant must be able to 

· Pay rent and other housing obligations in a timely manner
· Maintain an apartment in a safe, decent and sanitary condition
· Refrain from interfering with the rights and quiet enjoyment of other residents
· Report all changes in income and family composition in a timely and accurate manner
· Comply with the lease terms that no individual may live in the unit without prior written permission of the HA

The Applicant will be prohibited admission if the Applicant’s household includes the following or the following circumstances apply:

· A member who was evicted in the last three (3) years from federally assisted housing for drug-related criminal activity

except under the following circumstances:

· The evicted household member has successfully completed an approved, supervised drug rehabilitation program; or
· The circumstances leading to the eviction no longer exist (e.g., the household member no longer resides with the Applicant household)

· A member who is currently engaged in illegal use of drugs or for which the HA has reasonable cause to believe that a member’s illegal use pattern of illegal use of a drug may interfere with the health, safety, and right to peaceful enjoyment of the property by other residents

· If there is reasonable cause to believe that a member’s behavior, form abuse or pattern of abuse of alcohol, may interfere with the health, safety, and right to peaceful enjoyment by other residents; the screening standards are based on behavior, not the condition of alcoholism or alcohol

· If, within the past five (5) years, a member has been arrested more than two times for a misdemeanor or felony crime which resulted in or might reasonably have resulted in, injury to people or property

· If, within the past five (5) years, a member has been convicted more than once for a misdemeanor or felony crime which resulted in or might reasonably have resulted in, injury to people or property

· If, within the past three (3) years, a member has been released from a State or Federal prison

· If a member owes money to any Housing Authority in the United States

· If a member has been terminated for fraud from another federally assisted housing program


A record of minor traffic violations, such as, speeding, parking tickets, etc. or an isolated incident of a bad check will not disqualify an Applicant.

An Applicant who has been determined to be ineligible or is not qualified for housing assistance will be notified in writing. An Applicant has the right to appeal a decision and to have the appeal heard by someone other than the staff person who made the initial decision to deny the application.

The appeal will be determined either by an independent review of the Applicant’s application and other documentation in the application file or by an informal hearing or by both. An Applicant desiring to appeal must either furnish the appeal in writing to the Executive Director or request a meeting (in writing) within fourteen (14) days from the date of the denial of the application. No particular form is required for the appeal; however, it must be in writing and signed by the Applicant. The Applicant may also present documents or testimony as evidence to support the appeal, if desired. 
A decision on an Applicant’s appeal will be made promptly. A final written decision will be mailed to the Applicant within five (5) business days after the requested meeting or the receipt of the Applicant’s written appeal by the Executive Director. The Applicant will be notified in writing of the decision to uphold the original ineligibility decision or to reverse that decision and accept the application. The appeal decision is final. 


PREFERENCES	

Applicants are selected from the Waiting List in chronological order based on the date and time of their application, except when the Income Targeting requirement is not being met. There are no Preferences available at this time for this property. Since this property is under a contract for Project Based Section 8 assistance, we are required to lease not less than 40% of the dwelling units that become available for occupancy in the property’s fiscal year to Extremely Low-Income (30% of the median income) families. If, at any time during the fiscal year, the property falls below the 40% requirement, the Executive Director will select, in chronological order, the next eligible Applicant(s) form the Waiting List whose Annual Income is at or below the Extremely Low-Income limit. This process will continue until the 40% requirement is achieved. Once the 40% requirement has been met, the eligible Applicant(s) who was/were “skipped over” will retain their place on the list and be selected in chronological order as long as the 40% requirement continues to be met.  


DRUG AND GANG FREE HOUSING POLICY

The Housing Authority of the City of Clifton, Texas will not tolerate any drug or gang related activity on the property. It is our desire to maintain a crime free and drug free community. We have a zero tolerance for any type of criminal activity on the premises, and this includes either the possession or use of illegal drugs by the Residents or their guests. The arrest of any household member for drug related activity or other serious or violent crime, regardless of where the act occurs, may be cause for termination of tenancy for the entire household. The congregation of gang members on the property is prohibited. It is the responsibility of each Resident who witnesses a criminal act to report that act to the appropriate civil authority and to the Executive Director. A community effort can make the difference in maintaining a quality living environment in which to live. 
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